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CITY OF NEWPORT BEACH 
ZONING ADMINISTRATOR STAFF REPORT  

August 29, 2013 
Agenda Item No. 1 
 
SUBJECT: The Koll Company Lot Line Adjustment - (PA2013-141) 
 4400 Von Karman 
  Lot Line Adjustment No. LA2013-007  
  
APPLICANT: The Koll Company 
  
PLANNER: Rosalinh Ung, Associate Planner 
 (949) 644-3208, rung@newportbeachca.gov 
 

 
ZONING DISTRICT/GENERAL PLAN  
 

 Zone: PC-15 (Koll Center)  

 General Plan: MU-H2 (Mixed-Use Horizontal 2) 
 
PROJECT SUMMARY  
 
A Lot Line Adjustment request to change existing lot lines between Parcel 1 of Parcel 
Map No. 82-713 and Parcel 2 of Parcel Map No. 91-155 to be consistent with 
management responsibilities. 
 
RECOMMENDATION 
 
1) Conduct a public hearing; and 
 
2) Adopt Zoning Administrator Resolution No. _ approving Lot Line Adjustment No. 

LA2013-007 (Attachment No. ZA 1). 
 
DISCUSSION 
 

 The applicant is requesting to adjust the property lines between Parcel 1 of 
Parcel Map No. 82-713 and Parcel 2 of Parcel Map No. 91-155. Only the 
common property lines between the two parcels will be adjusted. The proposal 
does not increase or reduce the number of parcels. 
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 The proposal is consistent with the General Plan designation as no development 
is proposed with this application and the current conditions are consistent with 
the permitted use in this area. 

 

 The proposed parcel configuration is consistent with the zoning requirements of 
Title 20 of the Newport Beach Municipal Code and the Koll Center Planned 
Community District (PC15). The resulting lots will meet minimum area 
requirements and there will be no change in allowed land uses, density, or 
intensity on the subject parcels. 

 

 The existing development on the parcels complies with the Zoning Code 
development standards and the Koll Center Planned Community District (PC15). 
Any additional development or redevelopment would be under separate 
application and approval. 
 

 Adequate access to all of the reconfigured parcels is provided by existing public 
streets and private easements. All easements that currently exist will continue to 
provide sufficient access, parking and circulation throughout the existing 
development. 

 

 The proposed configuration of the parcels does not create any nonconforming 
setbacks and street side setbacks will continue to apply to the realigned parcels per 
the Koll Center Planned Community District development regulations. 

 
ENVIRONMENTAL REVIEW 
 
The project qualifies for a Class 5 (Minor Alterations in Land Use Limitations) categorical 
exemption pursuant to Title 14 of the California Code of Regulations (Section 15305, 
Article 19 of Chapter 3, Guidelines for Implementation of the California Environmental 
Quality Act). The Class 5 exemption consists of minor alterations in land use limitations 
in areas with an average slope of less than 20 percent, which do not result in any 
changes in land use or density, including but not limited to minor lot line adjustments not 
resulting in the creation of any new parcel. 
 
PUBLIC NOTICE 
 
Notice of this application was published in the Daily Pilot, mailed to all owners of 
property within 300 feet of the boundaries of the site (excluding intervening rights-of-
way and waterways) including the applicant and posted on the subject property at least 
10 days before the scheduled hearing, consistent with the provisions of the Municipal 
Code. Additionally, the item appeared on the agenda for this meeting, which was posted 
at City Hall and on the City website. 
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APPEAL PERIOD: 
 
An appeal may be filed with the Director of Community Development within 10 days 
following the date of action. For additional information on filing an appeal, contact the 
Planning Division at (949) 644-3200. 
 

 
Prepared by: 
 

 
 
JCAMPBELL/ru 
 

Attachments: ZA 1 Draft Resolution 
ZA 2 Vicinity Map 
ZA 3 Project Plans 
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Attachment No. ZA 1 
Draft Resolution 
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RESOLUTION NO. ZA2013-0## 
 

A RESOLUTION OF THE ZONING ADMINISTRATOR OF THE 
CITY OF NEWPORT BEACH APPROVING LOT LINE 
ADJUSTMENT NO. LA2013-007 FOR PARCELS LOCATED AT 
4400 VON KARMAN AVENUE (PA2013-141) 

 
THE ZONING ADMINISTRATOR OF THE CITY OF NEWPORT BEACH HEREBY FINDS AS 
FOLLOWS: 
 
SECTION 1. STATEMENT OF FACTS. 
 
1. An application was filed by The Koll Company, with respect to property located at 4400 

Von Karman Avenue, and legally described as Parcel 1 of Parcel Map No. 82-713 and 
Parcel 2 of Parcel Map No. 91-155. 

 
2. The applicant is requesting to adjust the property lines between Parcel 1 of Parcel Map 

No. 82-713 and Parcel 2 of Parcel Map No. 91-155 to be consistent with management 
responsibilities. Only the common property lines between the two parcels will be 
adjusted. The proposal does not increase or reduce the number of parcels. 

 
3. The subject property is located within the Koll Center Planned Community District (PC-

15) and the General Plan Land Use Element category is MU-H2 (Mixed-Use Horizontal 
2). 

 
4. The subject property is not located within the coastal zone. 

 
5. A public hearing was held on August 29, 2013 in the Corona del Mar Conference Room 

(Bay E-1st Floor) at 100 Civic Center Drive, Newport Beach. A notice of time, place and 
purpose of the meeting was given in accordance with the Newport Beach Municipal 
Code. Evidence, both written and oral, was presented to, and considered by, the 
Zoning Administrator at this meeting. 

 
SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT DETERMINATION. 
 

1. The project qualifies for a Class 5 (Minor Alterations in Land Use Limitations) categorical 
exemption pursuant to Title 14 of the California Code of Regulations (Section 15305, 
Article 19 of Chapter 3, Guidelines for Implementation of the California Environmental 
Quality Act). The Class 5 exemption consists of minor alterations in land use limitations 
in areas with an average slope of less than 20 percent, which do not result in any 
changes in land use or density, including but not limited to minor lot line adjustments 
not resulting in the creation of any new parcel. 
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SECTION 3. REQUIRED FINDINGS. 
 
In accordance with Section 19.76.020.I of the Newport Beach Municipal Code, the following 
findings and facts in support of the findings for a lot line adjustment are set forth: 
 
Finding 
 
A. Approval of the lot line adjustment will not, under the circumstances of the particular 

case, be detrimental to the health, safety, peace, comfort, and general welfare of 
persons residing or working in the neighborhood of such proposed use or be 
detrimental or injurious to property and improvements in the neighborhood or the 
general welfare of the City, and further that the proposed lot line adjustment is 
consistent with the legislative intent of Title 19. 

 
Facts in Support of Finding 
 
A-1. The proposal is consistent with the General Plan as no development is proposed with 

this application and the current conditions are consistent with permitted use in this 
area. 

 
A-2. The adjusted lot lines of the subject parcels will not result in a development pattern 

which is inconsistent with the surrounding neighborhood.  
 

A-3. The proposed lot line adjustment is consistent with the purpose identified by Title 19. 

The subdivision is consistent with the General Plan, does not affect open space areas 

in the City, does not negatively impact surrounding land owners, lot purchasers, or 

residents, provides for orderly controlled growth within the City, provides adequate 

traffic circulation and utilities, will not negatively affect property values. 

Finding 

B. The number of parcels resulting from the lot line adjustment remains the same as 
before the lot line adjustment.  
 

Facts in Support of Finding 
 
B-1. The project site described in the proposal includes Parcel 1 of Parcel Map No. 82-713, 

and Parcel 2 of Parcel Map No. 91-155. Only the common property lines between 
these two parcels will be affected by the proposed Lot Line Adjustment. 

   
B-2. The proposal does not increase or reduce the number of parcels. 
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Finding 
 

C. The lot line adjustment is consistent with applicable zoning regulations except that 
nothing herein shall prohibit the approval of a lot line adjustment as long as none of 
the resultant parcels is more nonconforming as to width, depth, and area than the 
parcels that existing prior to the lot line adjustment. 

 
Facts in Support of Finding 
 

C-1. The proposed parcel configuration is consistent with the zoning requirements of Title 
20 of the Newport Beach Municipal Code and the Koll Center Planned Community 
District (PC15). The resulting lots will meet minimum area requirements and there will 
be no change in allowed land uses, density, or intensity on the subject parcels. 

 
C-2. The existing development on the parcels complies with the Zoning Code development 

standards and the Koll Center Planned Community District (PC15). Any additional 
development or redevelopment would be under separate application and approval.  

 
Finding 

 
D. Neither the lots as adjusted nor adjoining parcels will be deprived of legal access as a 

result of the lot line adjustment. 
 

Facts in Support of Finding 
 
D-1. Adequate access to all of the reconfigured parcels is provided by existing public 

streets and private easements.  
 
D-2. All easements that currently exist will continueto provide sufficient access, parking and 

circulation throughout the existing development.  
 
Finding 

 
E. That the final configuration of the parcels involved will not result in the loss of direct 

vehicular access from an adjacent alley for any of the parcels that are included in the 
lot line adjustment. 

 
Facts in Support of Finding 
 
E-1. The final configuration of the parcels involved will not result in the loss of direct 

vehicular access from any street for any parcel included in the lot line adjustment since 
there are no alleys located within or near the subject parcels. 
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Finding 
 
F. That the final configuration of a reoriented lot does not result in any reduction of the 

street side setbacks as currently exist adjacent to a front yard of any adjacent key, 
unless such reduction is accomplished through a zone change to establish appropriate 
street side setbacks for the reoriented lot. The Planning Commission and City Council 
in approving the zone change application shall determine that the street side setbacks 
are appropriate, and are consistent and compatible with the surrounding pattern of 
development and existing adjacent setbacks.  

 
Facts in Support of Finding 
 
F-1. The proposed configuration of the parcels does not create any nonconforming setbacks 

and street side setbacks will continue to apply to the realigned parcels per the Koll 
Center Planned Community District development regulations. 

 
SECTION 4. DECISION. 
 
NOW, THEREFORE, BE IT RESOLVED: 

 
1. The Zoning Administrator of the City of Newport Beach hereby approves Lot Line 

Adjustment No. LA2013-007, subject to the conditions set forth in Exhibit A, which is 
attached hereto and incorporated by reference. 
 

2. This action shall become final and effective 10 days after the adoption of this 
Resolution unless within such time an appeal is filed with the Director of Community 
Development in accordance with the provisions of Title 19 Subdivisions, of the 
Newport Beach Municipal Code. 
 

 
PASSED, APPROVED AND ADOPTED THIS 29TH DAY OF AUGUST, 2013. 
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EXHIBIT “A” 
 

CONDITIONS OF APPROVAL 
 

1. The project is subject to all applicable City ordinances, policies, and standards, unless 
specifically waived or modified by the conditions of approval. 

 
2. This approval shall expire and become void unless exercised within 24 months from the 

actual date of review authority approval, except where an extension of time is approved 
in compliance with the provisions of Title 20 Planning and Zoning of the Newport Beach 
Municipal Code. 
 

3. To the fullest extent permitted by law, applicant shall indemnify, defend and hold 
harmless City, its City Council, its boards and commissions, officials, officers, employees, 
and agents from and against any and all claims, demands, obligations, damages, 
actions, causes of action, suits, losses, judgments, fines, penalties, liabilities, costs and 
expenses (including without limitation, attorney’s fees, disbursements and court costs) of 
every kind and nature whatsoever which may arise from or in any manner relate (directly 
or indirectly) to City’s approval of the Koll Company Lot Line Adjustment including, but 
not limited to, Lot Line Adjustment No. LA2013-007 (PA2013-141). This indemnification 
shall include, but not be limited to, damages awarded against the City, if any, costs of 
suit, attorneys' fees, and other expenses incurred in connection with such claim, action, 
causes of action, suit or proceeding whether incurred by applicant, City, and/or the 
parties initiating or bringing such proceeding.  The applicant shall indemnify the City for 
all of City's costs, attorneys' fees, and damages which City incurs in enforcing the 
indemnification provisions set forth in this condition. The applicant shall pay to the City 
upon demand any amount owed to the City pursuant to the indemnification requirements 
prescribed in this condition. 
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VICINITY MAP 

 
Lot Line Adjustment No. LA2013-007 

PA2013-141 
 

4400 Von Karman 
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August 29, 2013, Zoning Administrator Agenda Comments 

Comments submitted by:  Jim Mosher ( jimmosher@yahoo.com ), 2210 Private Road, Newport Beach 

92660  (949-548-6229) 

Suggested corrections to passages in italics are shown in strikeout underline format. 

 

Item B:   Minutes of Month August 15, 2013 

1. Page 3, Item No. 5:  

a. Paragraph 1, line 3: “He furthered further stated that the Commercial Subarea of 

the North Ford Planned Community Text requires…” 

b. Paragraph 2, line 1: “Applicant Saeed Kamkar on behalf of the Safa Movassaghi with 

Beau Visage, Inc. stated…” 

c. Paragraph 4: “… Minor Use Permit No. UP2013-011) UP2013-011.”  [extraneous “)” ] 

 

Item 1. The Koll Company Lot Line Adjustment (PA2013-141) 

I find the request and staff report explaining it completely inscrutable. The City’s GIS mapping 

application suggests the portion of the Koll Center highlighted on handwritten page 15 (“Vicinity 

Map”) consists of several separate, but contiguous, “open space” parcels (developed with 

parking lots), and office development on separate island parcels inside them. 

The “open space” parcels appear to consist of: 

1. APN 445 131 04 : the round-nosed parking lot parcel at the corner of Jamboree and 

MacArthur.  [= “Current Parcel 1”] 

 

2. APN 445 131 28 (“4400 Von Karman Ave”) : a parcel consisting of the parking lots north 

of that, fronting MacArthur and Von Karman, and the larger area of parking lots and 

landscaping fronting Von Karman and Birch.  These areas appear to be essentially 

separated by the office building at 4300 Von Karman (APN 445 131 05 ?), and 

associated parking lot (the area with the blue “2.1” printed over it on the “Vicinity Map”), 

but are connected together by a little 1-foot wide (240-foot long as illustrated on Sheet 5, 

handwritten page 28) thread of property at the rear of the TowerJazz Semiconductor 

plant.  [= “Current Parcel 2”] 

The City staff report’s Vicinity Map suggests that APN 445 131 04 is not part of the present 

discussion, but the applicant’s exhibit on handwritten page 24 suggests, to the contrary, that it is 

precisely the property line separating APN 445 131 04 (the area with the double-circled Sheet 

“3” notation) from APN 445 131 28 that is being requested to be removed.  Furthermore, the 

request appears to be to merge Current Parcel 1 into Current Parcel 2 along that line, and then 
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carve an entirely new Parcel 1, of similar size, of the area of Current Parcel 2 near the corner of 

Von Karman and Birch as shown by the heavy lines with the double-circled Sheet “2” notation in 

the exhibit on handwritten page 24.   This would create a new, separate round-nosed parcel at 

the corner of Von Karman and Birch, except as indicated in the upper left corner of Sheet 2 (the 

exhibit on handwritten page 25) it is proposed to keep the new round-nosed orphan in Parcel 2 

by connecting it to the remainder of the new/old Parcel 2 with yet another 1-foot wide (129-foot 

long) strip, this time fronting Von Karman Avenue.   

The staff report (page 1, under “Project Summary”) says the request is being made to make the 

mapping “consistent with management responsibilities.”  Without further explanation, I have no 

idea what the applicant’s objective is, but this does not seem to me like a valid “lot line 

adjustment.”  As defined in Subsection 19.76.010 and Chapter 20.70 of the NBMC, in a lot line 

adjustment “land taken from one lot is added to an adjacent lot.”  Moving a line in such a way as 

to take land from one parcel and add it to another does not seem capable, to me, of producing a 

new parcel, no portion of which is contiguous with the old.  Yet in this case, an existing lot 

(“Current Parcel 1”) is completely eliminated, and, and despite the effort to obfuscate the issue 

with 1-foot connecting strips, a completely new lot (the new Parcel 1) is created at a completely 

different, non-adjacent location.  That sounds like a merger and a new subdivision to me. 

Regarding the remainder of the agenda packet: 

1. In the Draft Resolution, Fact C-2 on handwritten page 9 was probably meant to read 

something like: “The existing development on the parcels complies with the Zoning Code 

development standards and the Koll Center Planned Community District (PC15) 

development standards.” 

2. Does Condition of Approval 1 (handwritten page 11) imply that the approval is waiving or 

modifying specific normal regulations (as opposed to simply restating them)?  If so, 

which ones? 

3. Handwritten page 19 has not been signed and notarized to assure the Zoning 

Administrator that the ownership and application are correct. 

4. On that page, in the second line of the Affidavit (third word from the end), “an” should 

read “and.” 

5. On handwritten page 21, the surveyor has failed to attest to the number of pages 

prepared by him, and “WS” should read “WAS.” 

6. One hopes the more technical parts were more carefully proofed. 
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